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MEMORANDUM 

TO:        Stephen  Coyle,  Director 

FROM:       Homer  Russell 

DATE:       2  February  1987 

SUBJECT:    REBUTTAL  TO  IAN  MENZIES'  COLUMN  IN  THE  GLOBE 


If  the  column  in  the  February  8th  Sunday  Globe  by  Ian  Menzies, 
entitled  "Fan  Pier  Fantasy",  represents  his  abilities  as  a 
professional  journalist,  is  it  he  who  should  seriously  consider 
another  line  of  work.   He  has  simply  neglected  to  seek  out  the 
facts. 

The  Lighthouse  Tower,  which  has  been  reduced  in  height, 
does  not  upstage  the  Customs  House,  but  identifies  the 
Northern  Avenue  corridor  the  way  the  Customs  House  marks 
the  Shawmut  Peninsula  or  the  Bunker  Hill  Monument 
punctuates  Charlestown. 

Commissioning  seven  highly  regarded,  nationally  known 
architects  instead  of  one  for  a  project  of  this  scope 
avoids  the  monotony  of  Charles  River  Park  and  other  large 
•scale,  single  architect  projects  and  provides  an  opportunity 
for  inventiveness   and  vitality.   These  architects,  far  from 
upstaging  each  other,  are  required  to  adhere  to  strict  urban 
design  guidelines  that  have  been  developed  to  ensure  a 
cohesive  overall  concept,  while  at  the  same  time  allowing 
for  some  degree  of  individual  architectural  expression. 

The  Fan  Piers  project  is,  in  fact,  a  new  project  built  on 
the  old.   The  fabric  of  the  new  development  is  created  by 
extending  the  existing  streets  in  the  warehouse  area.   The 
new  block  sizes  are  similar  to  the  existing  ones  else- 
where in  the  Fort  Point  Channel  area  and  the  downtown,  and 
this  street  pattern  stretches  all  the  way  to  the  new  World 
Trade  Center  on  Commonwealth  Pier.   The  building  materials 
for  the  new  structures  are  indeed  brick  and  granite, 
consistent  with  the  other  buildings  in  the  area. 

The  new  mid-rise  structures  sit  on  bases  that  are  the  same 
height  as  those  in  the  adjacent  warehouse  district,  with 
pronounced  setbacks  to  enhance  the  relationships  between  the 
lower  and  higher  buildings.   Their  total  height  does  not 
exceed  25  stories. 


All  buildings,  with  the  exception  of  the  landmark  tower,  are 
located  at  lease  100  feet  from  the  water's  edge. 

The  overall  planning  for  the  area  is  in  strict  compliance 
with  all  Harbor  Park  guidelines',  including  public  access  at 
the  waterfront,  public  parks  at  the  water's  edge  and 
extensive  public  improvements. 

The  Fan  Pier  Citizens  Advisory  Committee  was  established  in 
August  of  1934  to  review  the  project.   In  addition,  the 
Harbor  Park  CAC  is  also  reviewing  the  proposed  new  develop- 
ment because  of  its  significance  on  the  waterfront. 
Moreover,  the  Boston  Society  of  Architects  h.is  been  involved 
in  the  public  review  process  for  over  eighteen  months. 
After  extensive  partici-  pation,  all  three  of  these  public 
review  groups  support  the  proposal  and  the  benefits  it  will 
bring  to  Boston.   These  groups  will  continue  to  review  the 
project  on  an  ongoing  basis. 

The  long  public  approval  process  for  new  guidelines  for 
the  downtown,  initiated  last  August,  has  been  through  its 
second  round  of  extensive  public  hearings  and  briefings  and 
it  expected  to  be  submitted  to  the  Zoning  Commission  in 
April. 

With  respect  to  the  sewage  issue,  the  Final  Environmental 
Impact  Report  clearly  demonstrates  that  the  developer  will 
build  at  its  own  expense  a  sanitary  sewer  connection  system 
and  a  stoirm  drainage  system  that  will  treat  sewage  and 
drainage  runoff  prior  to  discharge  into  the  harbor. 

Environmental  Secretary  James  Hoyte  has  substantially 
approved  the  project  that  will  eventually  result  in  the 
following  public  benefits  to  Boston  as  a  whole  and  to  the 
adjoining  South  Boston  community  in  particular. 


Housing 


Housing  Linkage:  $15  million 

The  city's  goal  is  to  maximize  the  affordable 
housing  created  or  preserved  by  the  project. 
Programs  to  create  or  rehabilitate  units  in  South 
Boston  could  be  implemented  to  achieve  this  goal. 
The  developers  have  proposed  100  units  of  afford- 
able/elderly housing  in  Building  F. 
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Jobs 


The  arts  community  has  proposed  30-40  units  of 
artists  housing. 

The  Authority  has  proposed  150  units  of  first- 
time  affordable  housing  for  home  buyers  between 
Old  and  New  Northern  Avenues. 


Jobs  linkage:  $3  million. 

10,000  permanent  jobs  created. 

3,400  construction  jobs  created. 

Commitment  to  Boston  Residents  Construction 

Employment  Plan  which  requires  50%  Boston  resident 

employment,  25%  minority  employment,  and  10%  women 

employment . 

Commitment  to  an  Employment  Opportunity  Plan  on 

permanent  jobs. 


Public  Cultural  Facility 


Taxes 


85,000  square  foot  cultural  facility  located  on 
Fort  Point  Channel  could  house  the  Institute  of 
Contemporary  Art,  a  restaurant,  and  possibly 
performing  space.   Developers  shoud  contribute 
land  for  this  project. 


$17,614,000  expected  property  tax  yield  (expressed 
in  dollars  of  constant  value  at  1986  prices  with 
stabilized  yield  commencing  in  1994). 


Public  Amenities 


l'^  mile  Harbor  walk 

11  acres  public  open  space  * 

135  marina  slips  (25%  short-  term) 

Fishing  pier 

Water  taxi  transportation  dock  facilities;  on-demand 

water  taxi 

Outdoor  amphitheatre 

Public  dinghy  dock 

Children's  play  area 

Sculpture  garden 


♦includes  paths,  sidewalks,  pedestrian  ways,  landscaped 
area,  and  the  pool;  excludes  roads,  service  areas,  lagoon, 
and  other  open  water. 
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Community  Process 

The  Citizens  Advisory  Committee 

o  To  advise  the  Authority  on  design  issues,  community  bene- 
fits, and  the  impacts  of  the  proposed  development,  the  Mayor 
established  a  Fan  Pier  and  Pier  4  Citizens  Advisory 
Committee  in  August  1985  to  work  with  the  Harborpark 
Advisory  Committee. 

o   The  CAC  has  been  in  the  process  of  reviewing  the  proposed 
development  for  almost  two  and  a  half  years.   The  CAC  has 
held  over  50  committee  and  sub-committee  meetings  and  have 
been  represented  at  several  other  community  meetings . 

o  The  following  organizations  and  individuals  participate  in 
the  CAC: 

o  Tom  Butler,  South  Boston  Citizens  Association 
o  Gerry  Vierbickas,  South  Boston  Residents  Group 
o  Dan  Yotts,  South  Boston  Community  Development 

Corporation 
o  Representative  Flaherty;  Martin  Nee,  alternate 
o  Father  Walter  Martin 
o  Larry  Bluestone;  Felicia  Clark,  alternate,  Boston 

Society  of  Architects 
o  James  Sullivan;  Simone  Auster,  alternate, Chamber  of 

Commerce 
o  Tom  Ennen,  Boston  Harbor  Associates 
o  Adel  Foz,  Massport 

o  Al  Raine,  Governor's  Office  of  Economic  Development 
o  Bob  Costello,  St.  Vincents  Neighborhood  Association 
o  Robin  Peach,  Fort  Point  Arts  Community 
o  The  members  of  the  Harborpark  Advisory  Committee; 

Lorraine  Downey,  Chairperson, 
o  Larry  Dwyer,  Chairman 


FP/S 


The  Fan  Pier  &  Pier  4  Project-Current  Proposal 

o  On  25  acres  of  largely  underutilized  and  vacant  waterfront 
land,  a  new  part  of  Boston  is  now  being  planned.   Located  at 
the  mouth  of  the  Fort  Point  Channel  on  Boston's  Inner 
Harbor,  the  Fan  Pier  and  Pier  4  Project  offers  an 
unparalleled  opportunity  to  create  a  new  place  to  work, 
live,  shop,  and  visit. 

o  The  development  programs  proposed  feature  a  mix  of  hotel, 
office,  housing  and  retail  development  that  reflects 
Boston's  downtown  urban  character,  provides  continuous 
public  access  to  the  water's  edge,  and  includes  a  variety  of 
public  open  spaces,  amenities  and  water-dependent  uses. 

o  Construction  of  twelve  distinct  buildings  is  contemplated 
within  this  city  grid.   The  total  build  out  which  will 
result  from  the  development  programs  for  the  Fan  Pier  and 
Pier  4  is  approximately  4.7  million  square  feet. 

o  Proposed  uses  include  a  total  of  approximately  1,525,000 
square  feet  of  residential,  920,000  square  feet  of  hotel 
space,  1,977,600  square  feet  of  office  space,  247,000  square 
feet  of  retail  space,  and  approximately  85,000  square  feet 
devoted  to  public/cultural  uses.  '' 

o  Buildings  nearest  to  the  water's  edge  are  predominantly 

residential  and  hotel,  with  office  uses  located  in  buildings 
along  Old  Northern  Avenue.   Retail  uses  focus  along  the  Fan 
Pier  canal  and  the  Pier  4  plaza.   The  public/cultural 
facility  is  prominently  located  on  a  waterfront  parcel  of 
land  fronting  onto  Fort  Point  Channel  and  the  Old  Northern 
Avenue  Bridge. 


Public  Benefits 

The  public  benefits  generated  by  the  Fan  Pier/Pier  4  project  are 
substantial.   This  project  creates  important  job  opportunities 
for  Boston  residents  in  both  construction  and  permanent  jobs. 

HOUSING 

o   Housing  Linkage:  $15  million 

The  City's  goal  is  to  maximize  affordable  housing  in  the 
project.   Programs  to  create  or  rehabilitate  units  in  South 
Boston  could  be  implemented  to  achieve  this  goal. 

o  The  developers  have  proposed  100  units  affordable/elderly 
housing  in  Building  F 

o  The  arts  community  has  proposed  30-40  units  artists  housing 

o  The  BRA  has  proposed  150  units  of  first-time  affordable 

housing  for  home  buyers  between  old  and  new  Northern  Avenue 

JOBS 

o  Jobs  linkage:  $3  million 

o   10,000  permanent  jobs  created 

o   3,400  construction  jobs  created 

o  Commitment  to  Boston  Residents  Construction  Employment  Plan 

which  requires  50%  Boston  resident  employment,  25%  minority 

employment  and  10%  women  employment, 
o  Commitment  to  Employment  Opportunity  Plan  on  permanent  jobs 

PUBLIC /CULTURAL  FACILITY 

o   85,000  SF  cultural  facility  located  on  Fort  Point  Channel 
could  house  the  Institute  of  Contemporary  Art,  a  restaurant, 
and  possibly  performing  space.   Developers  should  contribute 
land  for  this  project. 

TAXES 

o   $17,614,000  expected  property  tax  yield  ^expressed  in 
dollars  of  constant  value  at  1986  prices  with  stabilized 
yield  commencing  in  1994) 

PUBLIC  AMENITIES 

o   li  mile  Harborwalk 

o   11  acres  public  open  space  * 

o   185  marina  slips  (25%  short  term) 

o   fishing  pier 

o  water  transportation  docking  facilities;  on-demand  water 

taxi 
o   outdoor  amphitheatre 
o   public  dinghy  dock 
o   childrens  play  area 
o   sculpture  garden 

*includes  paths,  sidewalks,  pedestrian  wavs ,  landscaped 

area,  and  the  pool;  excludes  roads,  service  areas,  lagoon, 

and  other  open  water. 
FP/S  3 


Urban  Design 

BRA  staff  have  continued  to  work  with  the  developers  and  their 
architects  to  refine  the  development  concepts  put  forth  in  their 

respective  master  plans  to  improve  public  access  to  the 
waterfront  and  create  a  variety  of  architectural  expressions. 
These  improvements  to  the  design  of  the  projects  include: 

o   a  10%  reduction  in  total  floor  area; 

o   setback  of  the  hotel  tower  100'  from  the  water's  edge 

and  reduction  in  height  from  550'  to  475'; 
o   height  reduction  of  75'  (from  199'  to  122')  in 

buildings  B  and  C  along  Northern  Avenue  at  Pittsburgh 

Street  to  ameliorate  canyonization  and  increase  the 

amount  of  sunlight  reaching  the  public  canal  walks; 
o   other  office  buildings  along  Old  Northern  Avenue 

reduced  in  height  from  395',  420'  and  368'  to  290', 

325',  and  334',  respectively; 
o   height  reductions  in  all  buildings  along  the  water's 

edge  (up  to  100'),  and  massing  changes  that  provide 

greater  residential  scale  and  character; 
o  massing  modifications  and  building  setbacks  to  scale 

down  facades  and  relate  buildings  more  strongly  to 

Boston's  historic  character; 
o  a  variety  of  design  expressions  for  the  individual 

buildings  through  participation  of  eight  outstanding 

architectural  firms ; 
o   increased  width  of  the  public  water's  edge  promenade 

from  15'  to  27 ' ; 
o   reduction  of  slopes  and  level  changes  in  the  water's 

edge  park  to  ensure  easy  public  and  barrier-free 

access; 
o   addition  of  program  elements  for  the  open  spaces, 

including  sculpture  gardens  and  children's  play  areas 

to  ensure  a  lively  mix  of  activities  throughout  the 

year ; 
o   additional  marina  and  water  transportation  facilities 

that  include  a  fishing  pier,  coastal  cruise  ship 

landing,  on-demand  water  service,  marina  slips  and  dock 

side  services,  a  public  dinghy  dock,  and  expanded 

public  access  to  the  water's  edgp; 
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Transportation 


The  CAC  and  the  BRA  have  sought  commitments  from  various 
agencies  responsible  for  transportation  infrastructure 
improvements  to  provide  infoirmation  on  these  improvements 
which  is  essential  to  the  review  of  this  project.   A  status 
report  on  these  improvements  and  a  map  showing  their 
location  is  attached. 
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Issues 

Among  the  issues  on  which  the  BRA,  the  Harborpark  Advisory 
Committee,  and  the  Fan  Pier  and  Pier  4  CAC  have  working  are: 

Urban  design;   Improvements  have  been  sought  to  improve  public 
access  to  the  waterfront,  and  to  create  a  variety  of  open  spaces 
such  as  play  areas  an  amphitheatre,  a  sculpture  garden  and  an 
improved  Harborwalk.   Water  transportation  sites  for  water 
shuttles  and  taxis  have  been  planned.   The  heights  and  massing  of 
buildings  have  been  revised  to  provide  a  variety  of  architectural 
expressions  and  to  relate  better  to  Boston's  character. 

Transportation .   It  is  clear  that  the  area's  present  land  use  and 
transportation  characteristics  will  change  dramatically  and  that 
the  Fan  Pier  and  Pier  4  developments  rely  on  a  series  of 
currently  planned  improvements  to  the  transportation  capacity  of 
the  area.   It  is  important  that  a  verifiable  schedule  of 
improvements  be  in  place  before  the  BRA  will  consider  approval  of 
these  projects.   A  status  report  on  these  improvements  is 
included.   In  any  event,  the  BRA  will  require  continuous 
monitoring  of  the  transportation  impacts  of  this  project  and  the 
application  of  appropriate  measures  in  cases  where  the  impacts 
become  unacceptable. 

Construction.   A  major  concern  is  the  impact  that  the 
construction  of  this  project  will  have  on  the  residential  South 
Boston  community.   Therefore,  a  Construction  Management  Plan  will 
be  required  by  the  City,  so  that  construction  activity  is 
monitored  and  impacts  are  mitigated.   The  development  of 
appropriate  truck  routes  will  be  a  critical  element  of  the  Plan. 
In  this  connection,  the  City  is  currently  working  with  the 
Commonwealth  to  create  a  South  Boston  Construction  By-pass  Road 
which  can  be  put  in  service  within  the  year. 

Affordable  Housing.   In  addition  to  crpating  at  least  100  units 
of  affordable  housing  on  site,  this  project  will  generate 
linkage  payments  ($15  million)  .   These  payir.ents  will  be  available 
to  create  affordable  units  in  Boston's  neighborhoods.   The  CAC 
has  proposed  that  at  least  50%  of  these  funds  be  made  available 
to  the  South  Boston  Community. 

Jobs.   Fan  Pier  and  Pier  4  will  generate  significant  job 
opportunities,  and  through  the  City's  policies  on  resident, 
minority,  and  women  hiring,  large  numbers  of  these  jobs  should 
benefit  the  impacted  South  Boston  Community.   Linkage  payments 
which  will  be  used  for  job  training  will  amount  to  approximately 
$3  million. 

Sewer  Capacity/Clean  Boston  Harbor.   An  important  concern  with 
this  or  any  project  is  the  capacity  of  the  existing  sewer  syste^m 
to  handle  new  flow.   Of  particular  concern  on  to  all  is  that 
Boston  Harbor  is  not  degraded  by  any  sewer  overflows  from  this 
project. 


Pending  Approvals 

o  Final  Environmental  Impact  Report 

The  proponents  submitted  their  Final  EIR  in  November  1986. 
The  ?inal  EIR  detailed  a  no-build  alternative  and  two 
.  development  alternatives.  Since  the  publication  of  the  EIR, 
the  bX  ?he  CAC,  and  Harborpark  Advisory  Committee  have 
be:n^;ting  at  least  weekly,  to  review  the  environmental 
impacts  and  proposed  mitigation  measures.   The  deadline  for 
submitting  comments  on  the  FEIR  extended  twice  at  the 
request  Sf  both  the  CAC  and  the  BRA,  is  Monday,  February  2. 
If  the  FEIR  is  deemed  adequate,  the  Secretary  of 
Environmental  Affairs  will  issue  a  Certificate  of  Adequacy. 

o  Development  Plan/PDA  Application 

The  developers  submitted  their  Application  for  Approval  of 
Development  Plans  as  part  of  their  PDA  applications  in 
N^vem^er  1986  to  the  BRA  concurrent  with  their  schematic 
design  submissions.   However,  in  order  to  P^°3^Jj/^°^^^ 
time  for  the  CAC  and  others  to  review  properly  the  Final 
EIR,  action  on  the  Development  Plans  is  ^^^^JI^^^^J.  ^^^jj  .^3 
aft^r  the  completion  of  the  FEIR  process.   After  the  CAC  has 
reviewed  the  PDA  Application,  a  public  hearing  will  be 
scheduled  before  thl   BRA  Board.   The  PDA  review  process  will 
encompass  even  more  detailed  information  than  that  Presented 
IS  ?he  EIR  such  as  the  submission  of  Transportation  Access 
plans,  and  Employment  Plans,  and  other  public  benefits. 

o  Chapter  91  License 

Under  Massachusetts  General  Laws,  Chapter  91,  projects 
proposed  for  development  on  Commonwealth  tidelands  must 
demonstrate  the  fulfillment  of  three  tests   1)  a  proper 
pSS?ic  purpose   2)  that  the  public  benefits  outweight  the 
public  detriment  to  the  rights  of  the  public  m  the 
?idelands,  and   3)  that  the  projects  are  consistent  with  the 
policies  of  the  Massachusetts  Coastal  Zone  Management 
P?og?^!   The  proponents  will  be  seeking  this  license  from 
the  Department  of  Environment  Quality  Engineering,  Division 
of  Waterways.   Other  environmental  permits  are  also  being 
sought  by  the  proponents. 


The  Fort  Point  Channel  Study  Area 

The  Fan  Pier  and  Pier  4  project  area  is  only  a  small  part  of  the 
much  larger  Fort  Point  Channel  area.   During  the  review  of  the 
Fan  Pier  and  Pier  4  projects  it  became  apparent  that 
comprehensive  land  use  controls  were  needed  for  this  larger  area. 

Among  the  goals  of  this  planning  effort  are: 

o   to  limit  the  amount  of  the  commercial  economy  which  extends 
to  the  Fort  Point  Channel  Area; 

o   to  strengthen  the  existing  maritime  and  light  manufacturing 
economies ; 

o  to  increase  open  space,  recreational,  opportunities,  and 
public  access; 

o  to  restrict  the  development  of  surface  parking  lots; 

o  to  ensure  appropriate  density  through  FAR  and  height 
controls; 

o  to  promote  housing  use,  and 

o  ■ to  resolve  major  transportation  questions. 

The  process  used  to  accomplish  these  goals  will  be  the  creation 
of  a  special  study  area.   The  BRA,  with  the  assistance  of  the  Fan 
Pier  and  Pier  4  CAC,  will  engage  in  a  comprehensive  planning 
exercise  to  work  toward  the  adoption  of  land  use  guidelines,  to 
create  controls  on  the  uses  and  density  of  development  in  this 
area.   Out  of  this  planning  effort,  it  is  anticipated  that  an 
Interim  Planning  Overlay  District  (IPOD)  will  be  instituted.   An 
IPOD  is  a  zoning  tool  which  allows  development  to  proceed  in  an 
orderly  manner  while .final  zoning  recommendations  and  development 
controls  are  being  completed. 


FP/S 


SOUTH  BOSTON  ROADWAY  AND  TRANSIT  PLANNING 


The  Auchority's  review  of  the  Fan  Pier/Pier  4  Environmental 
Impact  Report  clearly  established  that  major  transportation 
improvements  will  be  required  to  support  future  development 
in  the  Northern  Avenue  Corridor.  Our  February  2,  1987 
letter  commenting  on  the  EIR  identified  the  roadway 
improvements  which  are  essential  to  the  Fan  Pier/Pier 
4  development.  The  status  of  these  improvements  and 
an  area  map  are  enclosed  for  your  information. 

Major  transit  improvements  are  also  required  if  vehicular 
demands  on  the  existing  and  proposed  bridge  and  arterial 
system,  as  well  as  on  South  Boston  neighborhood  streets, 
are  to  be  kept  to  acceptable  levels.  Both  the  Fan 
Pier/Pier  4  projects  and  the  World  Trade  Center  have 
proposed  new  transit  systems  as  solutions  to  the  urgent 
need  for  increasing  transit  capacity  in  the  area.  The 
Fan  Pier/Pier  4  project  proposes  that  the  MBTA  operate 
a  bus  shuttle  system  connecting  the  Northern  Avenue 
Corridor  to  the  Red  Line  at  South  Station  and  the  Orange 
and  Blue  Lines  at  the  Government  Center  and  Haymarket 
stations.   The  MBTA  is  currently  evaluating  this  proposal. 

The  World  Trade  Center  has  proposed  a  grade-separated 
guideway,  or  People  Mover  system.  In  response  Secretary 
Salvucci  has  initiated  a  study  which  will  evaluate  the 
major  heavy  rail,  light  rail,  guideway  and  bus  transit 
alternatives  for  the  area.  This  is  being  conducted  with 
the  BRA  and  the  City  Transportation  Department's  support, 
and  will  be  assisted  by  an  advisory  committee  representing 
area  interests.  The  first  phase  will  conclude  in  April, 
1987,  and  will  identify  a  set  of  alternative  transit 
systems,  cost  and  ridership  information  for  each 
alternative,  and  a  set  of  performance  criteria  against 
which  to  judge  the  alternatives. 

We  anticipate  that  this  study  will  contribute  valuable 
information  on  the  supportable  level  of  development  in 
the  Northern  Avenue  Corridor  study  area.  Taken  together 
with  public  commitments  to  a  schedule  of  roadway  and 
bridge  improvements  and  an  area  parking  policy,  the  transit 
policy  vrhich  will  eme  ge  from  the  MBTA  study  will  be 
a  major  determinant  of  the  area's  development  future. 
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